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LoWeerayton s Bluff g
Small Area Plan and Forty Acre Study
‘ Redevelopment Plan = :

Purpose

The Lower Bluff Small Area Plan was developed by a nelghborhood based task‘ v
~ force appointed by the Saint Paul Planning Commission. - It recommends land use
controls and lDVPQmeT\f qt‘r‘:«f‘nc1pq ‘i'n'ef"rn-nof-l\nn 'I‘-Tnn an7ov Riuff as an :

historic low densrty reSLdentlal communlty ‘Major premises of the plan
include: B : L . . L e s k

- To the extent possible, development in the communlty should be
archltecturally compatlble w1th the ex1st1ng hlstorlc structures.

- As it has since the early part of ‘the century, the communlty should
'contlnue to prov1de homes for famllles of various 1ncomes

- The ex1st1ng hous1ng stock should be 1mproved

¥VCompat1ble nelghborhood commerc1al uses should be establlshed

Redevelopment and Public Investment

_ The Small Area Plan and a companlon Redevelopment Plan prov1de for public
involvement in the area’s revitalization. Major activities Wlll ‘center - around *
the 1ntersectlon of Thlrd ‘and. Maria and may 1nclude

- Development of a nelghborhood commerc1al ‘center.

- Redevelopment of’ the two blocks closest to the rlver w1th re51dent1al
uses. : : : & : o

- Rehabilitation of surrounding resldentral blocks. Some'rental
structures may be acquired, Trenovated and managed by the communlty
based Dayton s Bluff Nelghborhood Houslng Serv1ces SRR

- - Development of attractlve streetscapes

Land Use and Zonlnz F'ZA'

To insure that the development and redevelopment of land in ‘the .area 1s>,"
- consistent with the plan rezonlng of substantlal portlons ‘of the study area.
~is proposed ' : a . i o :

- Most areas zoned RM 2 Multlple Famlly w1ll be rezoned to RT l Two Lo
- Family.  The effect of the change will be-to prohibit the conversion °
of one. and two family structures to structures with three or-more ..
units.  Similarly, parcels. cannot be assembled and developed w1th S

multlple family- buildings..

- DIVISION OF PLANNTNG DEPARTMENT OF PLANN!NG AND ECONOMTC DEVELOPMENT CTTY OF SAINT PAUL
City HALL ANNEX 25 WEST FOURTH STREET SAINT PAUL MTNNESOTA 55102 TELEPHONE 612 228 3270




v e

- The commer01al land surroundlng the intersection of Hudson and Bates
will be rezoned to RT-1 Two Family to encourage the eventual
redevelopment of the area w1th re51dent1al uses.

- The land zoned B-3 General Business- at the 1ntersect10n of Marla and;.
Maple would be rezoned to B-2 Community Business to ensure. greater S
compatlblllty w1th the res1dent1al character of the communlty

Questions
Please direct any questions about the”planr-— or requests for addltlonal
copies of the plan -- to Nancy Homans of. the Saint Paul Deoartment of Plannlng

.and Economic Development at 228- 3372 -

July 1990




INTRODUCTION . -

Purpose. This plan addresses a thirty seven block area referred fo as Lower Dayton’s
Bluff, bounded generally by Mounds Boulevard, 1-94, Swede Hollow and the crest. of the
hill marked roughly by Hope Street. Developed by a neighborhood task force, the plan
does two things. First, it is a -land use plan in which the task force proposes an overall -
rezoning of property to protect the neighborhood’s lower density residential character.
Secondly, the plan lays out a long term investment strategy focused on the residential and
commercial revitalization of the neighborhood. ' ' LT

- The task force worked within the context of the Near East Side Improvement Strategy
(NIS) -- a community-wide effort, adopted in July 1989, to set redevelopment priorities
~for the larger Near East Side area. Where the NIS assigned responsibility for
accomplishing objectives to various organizations, . this plan defines strategies for the
implementation of those objectives in the Lower Bluff area. S ST

This plan ‘is accompanied by a »Rcdevelopment Plan prepared by the Saint Paul Housing
and Redevelopment -Authority (HRA) for a seventeen block area within the larger study
arca. Federal law requires the preparation of such a plan before the City can undertake’
certain redevelopment activities suggested by the neighborhood task force. e

 Current land use. -From -its earliest days, the Lower Bluff has been a residential
‘community. An area settled in the latter part of the last century -- first, in the 1860s, by
prominent Saint Paul families who built mansions overlooking the river and later by -
middle class households buying land ‘as it was subdivided by their wealthier neighbors --
the Lower Bluff is characterized by "a side by side intermingling of mechanics’ cottages
with more stylistically distinguished larger - houses, - short rowhouses ‘and ~local -user
businesses." (Saint Paul Heritage Preservation Commission Report, ‘p. 31)- While much of"
‘the residential ‘land is now zoned for multifamily use, almost ninety ‘percent of the
structures are one and two family homes. In addition there are three commercial centers
-- two located in the heart of the community and a third along East Seventh Street.

Problems and opportunities. - The neighborhood’s strengths lie in its stock of affordable =
and architecturally distinct housing, scenic views, proximity to such major employers as
-3M and Nobles Industries and access to downtown. - The recent decisions by Metro State
‘University and Lakewood Community College to 'locate in the heart of the community
have bolstered its confidence in the future. Its struggles relate to an increasingly diverse -
population, an aging physical infrastructure, and the loss of several major-employers. '

| Neighb'orho'od.:G‘oals.v The task “force identified a numbéf of majbrlvobjecti‘vés for the- -
neighborhood.  ‘Although developed independently, each of the task: force_, goa}_s mirrqrs a

community goal articulated in the NIS. Priorities include: -

-~ Improve the rental housing stock; - = - oo
-~ Increase the percentage of owner occupied units; - .

' - Establish a user-friendly commercial area; . .: - 0 o o
== .- Develop attractive streetscapes, pocket parks,’and gateways; and o
- Build solid community ties particularly with and among Southeast Asian =~

vresidcnts and“the’_ncighborhqod’s young people.-:
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MARKET ANALYSIS

Resrdentral Market There are . almost one thousand housing units in 492 residential
structures ‘in“the Lower Bluffgcommunity. ‘One half of “the structures are single family
homes, 85 ‘percent of which are homesteaded. ~ Another 37 percent are .two family.
structures, over half of whrch are homesteaded S e e T

Housrng conditions vary - wrdely throughout the nerghborhood " Of the 228 residential
structures in the Redevelopment Plan area, 31 percent are in excellent condition while 45

percent are in need of major reparr or- rehabilitation. . (The detailed exterior condition

survey was conducted only in' the Redevelopment Plan area where the “housing is in -
cpnprallv noorer condition than in ﬂ\P nfnchhnrhnnd as a whrﬂ(’\ Whtle‘ there is some

Ll iaii J ST S 4 ARl iTiVay. LRigi

concentratron of the seriously dilapidated burldrngs around the core, a map of burldmg' '
condrtrons 1ndlcates a range of types on almost every block i s Dl

The hrgh percentage of two- famrly structures -- they represent a proportron three and a
half times that in-the city as a whole -- presents the community with a number of both .
_challenges and opportunities. . Forty percent of ‘its rental units are located in duplexes. In '
-~ many respects, duplexes provide attractive optrons to renter households. *They often have
‘more space than a typical rental unit, provide immediaté access to the outdoors, and are

less lrkely to be encumbered by the stresses of multrple famxly structures

MLS sales data however provrde mdrcatrons that the duplex market is under stress Of

“the twenty ‘eight -duplexes-listed for sale in 1989, only seven were sold.” 'Of the seven,
- those that sold within two months of the listing, sold for as little as fifty percent of their

estimated market -value.” The remamder which sold for prrces approxrmatmg the- market
value had been on the market for up to two years : ; S

~Poor market condltrons only serve to mtensrfy a number of other pressures on
- duplex owners.” They often have little experience with rental management and hrgh taxes :

on non-homesteaded rental property’ oftenrmeans that the -owner -cannot maintain a
sufficient cash flow to ensure the upkeep of the building. Indeed, the building condition -
data indicate that 59 percent of the 86 duplexes 1n the Redevelopment Plan ared are in -

'need of ma)or reparr or rehabrlrtatlon

" Commercial Market There are three 1dent1f1able commercral areas m the nerghborhood

encompassmg 106 ,000 square feet of space

» anst Seventh Street serves -a- regronal market wrth off1ce space car’ dealers autoAparts

stores, and fast food restaurants. » The study area encompasses only 27,336 square feet of |

" a considerably longer. commercial strip. The space within the study area,” however, may -

increasingly “be- home to ‘uses which serve the new. Metro State/Lakewood complex and

» -may wrap around the campus onto vacant land on erth Street

" The 1ntersectron of Thrrd and Marra wrth 1ts 60 OOO square feet of commercral space has‘ ol
traditionally served a more limited neighborhood market and has faced substantial change =
~in the past several years. At this point, one half (51 percent) of the space is-vacant.. Most - :
-recently, the 15,000 square .foot Country Club Market, - fell- victim to changes in the .
7 ' grocery business and closed its doors in mid-October." By the end of 1989 Roma Bakery.
. -on the corner, of Thrrd and Bates was out of operatron R L : . -
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The Country Club and Roma Bakery closrngs leave a laundromat two bars and an Asran-
Food market located further up :Third Street as the- only- businesses which ‘draw their
patrons from the immediate neighborhood.: The other major uses serve automobrles, -
(generally through car dealers) or are offrces for busrnesses whrch do not relate to the
surroundmg communrty : R LR : SRR

Among the problems contrrbutrng to the hrgh vacancy rate, accordrng to: burldrng owners

in the area, are a-lack of convenient parking and a ‘perception of crime. ~Market analysts

from the Economic Research Corporation point also to a lack of "synergy between exrstmg’
busrnesses whereby customers attracted to one store shop at nearby stores i :

~Among the area’s comrnercrar streng hs are its artisans _.ul\/}udxus wck Huss whose g

- studio and ‘retail outlet is located ‘at Third and Maple -- and the possibility that the

- distinctive architecture and lower rents may attract others to help expand the cornmercral
center’s trade area.’ - : . o . -

The communrty places consrderable value on havrng a healthy commercral center at 1ts
core. - Their reasons range from a phrlosophrcal conviction . that a percentage of .a
neighborhood’s commercial needs should be able to be met without having to: drive outsrde
of the neighborhood to a practrcal concern for resrdents for whom the maJor commercral

centers are not accessrble ,

Data prov1ded by the Economrc Research Corporatron rndrcate suffrcrent market potentral
to support a small (8,000 - 10,000 square fect) neighborhood commercial center, probably
‘anchored by a. convenience grocery store The vacant Country Club srte provrdes an

opportunrty to. develop such a center L

: The consultants cautron however that the success of a center wrll depend on the success v
of “other revitalization -activities. in ‘the  neighborhood. - They: further suggest that
development of such a center should perhaps be staged after a convenience grocery and - -
the surroundrng nerghborhood have demonstrated rmproved market condrtrons o

The thrrd area is located at Hudson Road and Bates Avenue and is heavrly domrnated by
automobile related uses -- a Honda motor cycle dealer, two auto body shops and a towing -,
“firm. Where the area once served many nelghborhood needs, a'number of- the commercial
~buildings have been converted to resrdentral ‘use and those that remarn do not. tend to

serve a nerghborhood market

Merchants in- thrs area’ drscussed a perceptron of crrme and thc absence of a vrsual'
'presence as major concerns for the future : S : S o :

. LAND USE AND DEVELOPMENT STRATEGIES

CThe followrng are general recommendatrons developed in dralogue w1th the communrty v
As the. revitalization process proceeds, ‘the communrty should partrcrpate in: both the o

- solrcrtatron and revrew ol' development proposals




_ Remdenttal Areas

1.~

Third Street Gateway Blocks (Blocks 20 and 24)

‘Convert- the two Thlrd Street Gatewav blocks to’ resxdentlal use. The conversion o

from mixed commercial/residential use to residential use is consistent with the -
finding in ‘the market analysis that there is a surplus of commermal space. in the
area relative to demand. It. will also glve the area a- stronger 1dent1ty as. a -
residential commumty : : CL : '

291-299 Maria. The structures at 291 299 ari uni
reflect the area’s historic character.. The neighborhood, therefo

posmbxht;es for thelr reuse.

q e opportumty to»
re, will explore all’

Vacant land on_the blocks should be developed ‘with compatibly designed new
housing. Market conditions and the impact of traffic noise on the site--- as well as

the critical role’ this area plays in the community -- mean that the nature of the

housmg and its desxgn should be carefully con51dered S

, 'New housmg should be developed in such a wav as to  represent the eclectic
~architectural character of the community, rather than the statlc character of many
attempts at reohcatmg hlStOI‘lC communmes : : L

’In the event that market condmons are not conducwe to the redevelopment of the
- blocks in the short term, -interim uses which m1t1gate their bhght_lng influence

should be explored. .

Inner Ring Areas (Blocks 17, 21, 25, 28)

6.

,,'8.

~The NHS or the City may purchase available structures for reh'abi}itation and

community based management as affordable rental housing. ~The .inner ring is =

‘characterized by heavy concentrations of absentee owned duplexes in deteriorating

conditions. - - The objective is to stabilize the area’s rental housing ‘in order to

: ,‘prowde a supporuve context for the redevelopment of the gateway blocks

Incentlves for conversmns of absentee owned Drooertv to owner occupancy should -
be desmned and marketed : IR : R :

Pockets of 1nc1p1ent dechne (Blocks 2 8 10 11 12, 13 16 17)

The NHS and Cxtv should target rehabxhtatlon Ioans and grants thh an eve
toward increasing owner occupancy and/or deconverting two family structures to

single family use. These are areas with comparatively higher proportions of owner . .
- occupancy and a significant percentage of structures in good conditions. They are |
" areas, however, ‘where the deterloratxon of one or two structures could result in
- more SCI’IOUS dlsmvestment : . R R - Sl

Clearance under the C1tvs Vacant Housmg Imt1at1ve should be Dursued

- -particularly in areas of high density. but only after giving careful consideration ' -
- given to the historical or architectural significance of the structures.. * .. .. -
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Commercial Areas"

10,
11.

12,

13,

14.

15.

A Nelghborhood Commercral Center should be developed on the northeast and .

southeast -corners of the 1ntersectron of Thrrd and Marra ol

Alternatrves to develop adequate parkmg to support commercral establrshments on

the northeast corner should be explored

On the vacant Countrv Club srte the frrst prrorrtv should be to agaressrvelv Dursue

-independent grocers who may be interested in either using the existing structure.
" (with - exterior renovation to make it ‘more compatible with ‘the surrounding

neighborhood) -or burldrng a._new. structure after the- exrstrng bulldrng
demolrshed ‘ o -

If‘such efforts are unsuccessful. a Request for Proposals from developers of °

convenience groceries should be prepared. Key neighborhood standards for the

. preferred development of such a store relate to 1ts operatron and desrgn They-
1nclude - - . : . s : ‘ :

Standards of Operatron

v a) Not open 24 hours per day :
_ b) No gas pumps 5

E [Desrgn Standards i

: a) Bulldrng desrgn and srgnage should be compatrble wrth surroundrng .
nerghborhood , . R

ib) Parkmg should be screened

“:C) Lrghtrng should promote safety and be cornpatrble wrth streetscape
desrgn : : : A - , B ,

Other uses Wthh mrght be attracted to help defrne the nerghborhood commercral v
center are: medical offices, dispensing pharmacy, dry cleaner and a "destrnatron .

place (eg restaurant artrsan studro movre theater)

Merchants in the commercral center should develop means of complementmg one -

another through for example Jomt marketmg, common deSrgn themes or shared
parkmg - i . e Sl Sy

'vLand Use and Zonmg

16

17.

Porttons of two mtersectrons (Bates and Euclrd and Bates and Thrrd) whrch" L

currently have multlfamrlv burldrngs and the srte of the erder care fac1lrtv shouldj )

retam RM-2 zomna

Portrons of two gatewav blocks along the river. (a portron of the northern l/2 of .~

" “Block 20 and the northern 1/2 of Block 24) should be rezoned RT-2 to allow for .
- the .construction of . townhouses in. the event that townhouses represent the most_
__reasonable reuse of the land I TR R T S SR
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18,
19.

20.

24.
25.

26,

The remamder of the reSIdentlallv zoned land should be zoned for RTl two ’
famlly use, - : . : e :

The - commermallv zoned land on the south end of Bates Avenue also should be
re- zoned to RT l (two famllv) : o

’The 1ntersectlon of Thlrd and Hope Streets, presently zoned B-3, should be rezoned

to B-2 to ensure. that futnre commerc:1al development IS more nelghborhood based.
‘m character : v : PR

The CltY should develop appropnate zoning regulatxons to ensure the preservatlon
of major views from the Lower Bluff of the river and. downtown

Key structures which contribute to the historic character of the community should

be renovated whenever such renovatlon is. determmed to be economlcallv feasxble

The anesota Leglslature should approve fundmg for the completlon of the Metro
State Umversuv/Lakewood Commumtv College campns ,

Nelghborhood representatlves should part1c1pate in the review of desxgns for the
new campu to ensure compatlblhty thh the surroundmg residential nexghborhood ‘

Streetscape plans eompatlble w1th that developed for Thlrd Street, should be
developed for Marla Avenue and SlXth and Seventh Streets S

'Area somal serv1ce agenmes and schools should coordmate thelr efforts to address
“the human service, education and employment needs of nexghborhood households

~and promote commnmty stablllty






